7 EARL’S COURT VISUAL IMPACT TESTING

INTRODUCTION
The assessed viewpoints were identified by utilising
Zones of Theoretical Visibility mapping and were
validated utilising VuCity and Google Earth to identify a
variety of sensitive views and townscape typologies to
select a wide range of views for assessment.

TALL BUILDING ‘F’
TALL BUILDING ‘A’
TALL BUILDING ‘B’
TALL BUILDING ‘D’

The following three options are assessed per view:

TALL BUILDING ‘C’

Scenario 1: Extant permission model building
envelope: Uses the extant permission building
envelope and applies the assumptions regarding areas
and average unit size range (as detailed on page 20).1

TALL BUILDING ‘E’

Scenario 2: Increased height following design
principles: Developed to increase the heights of
Scenario 1 increasing heights close to the A4 and
Empress State Building. In this scenario, the assumption
has been taken to allow for the quantity of non-resi GIA
that has been permitted by the extant permission.
Scenario 3: Maximum height envelope: Assumed a
higher level of non-residential space and allowed for
increased heights to accommodate more residential
units.
Throughout the assessment reference is made to a
number of taller building locations within the three
scenarios. For reference they have been coded as
indicated in Figure 1.32.

1 Note: the model shown for Scenarios 1 -3 is for the whole of the Opportunity
Area, including the LBHF side in order to give context to the potential
development on the RBKC side.

Figure 1.32: Identification of towers on massing model of Earl’s Court Scenario
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COMPARISON OF SCENARIOS

Figure 1.33: Scenario 1 - Extant Permission

Figure 1.34: Scenario 2 - Increased Height

Figure 1.35: Scenario 3 - Maximum Height envelope

Figure 1.36: Scenario A - Ideal Visual Impact Scenario
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SCENARIO 1: ZTV

Figure 1.37: Earl’s Court, Scenario 1 - Zones of Theoretical Visibility - Summer (Trees on)
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Figure 1.38: Earl’s Court, Scenario 1 -Zones of Theoretical Visibility - Winter (Trees off)
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SCENARIO 2: ZTV

Figure 1.39: Earl’s Court, Scenario 2 -Zones of Theoretical Visibility - Summer (Trees on)

Figure 1.40: Earl’s Court, Scenario 2 -Zones of Theoretical Visibility - Winter (Trees off)
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SCENARIO 3: ZTV

Figure 1.41: Earl’s Court, Scenario 3 -Zones of Theoretical Visibility - Summer (Trees on)
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Figure 1.42: Earl’s Court, Scenario 3 -Zones of Theoretical Visibility - Winter (Trees off)
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ASSESSED VIEWPOINTS

View No.

View Name

E1

Brompton Cemetery Great Circle

E2

Brompton Cemetery Along Long Avenue

E3

Kenway Road

E4

Collingham Place

E5

Edwardes Square

E6

Boltons Gardens & Wetherby Gardens

E7

Harrington Gardens

E8

Earl’s Court Square

E9

The Boltons and Tregunter Road

E10

Holland Park

E11

The Round Pond, Kensington Gardens

E12

Kyoto Gardens

E13

Holland Park Road & Abbottsbury Road

E14

Philbeach Gardens

E15

Terrace Walk, Battersea Park

E16

Brittania Road

Figure 1.43: Earl’s Court identified views for study

249

BASELINE: EARL’S COURT FORMER EXHIBITION
CENTRE
The OA was formerly dominated by the Earl’s Court
Exhibition Centres which were major landmarks on the
West London skyline. At the time of it’s completion, the
Earl’s Court Exhibition Centre 1 was Europe’s biggest
structure by volume spanning 250 feet. Its distinctive
art deco facade fronted onto a generous forecourt at
Warwick Road and formed a recognisable feature in the
local area, prior to its demolition between 2014–16.
The Joint SPD document establishes that “the exhibition
centres [were] large footprint, large span buildings with
dominant roofscapes rising to a considerable height
when compared with the surrounding context... the
heights of the existing exhibition centres should not
be seen as precedent for redevelopment proposals.
The location and height of new buildings should not be
based on the location and height of existing buildings on
the site, but rather on their impact on the quality and
character of the surrounding townscape.”

View E1 - Brompton Cemetery Great Circle

View E2 - Brompton Cemetery Along Long Avenue

View E3 - Kenway Road

View E4 - Collingham Place

View E6 - Boltons Gardens & Wetherby Gardens

View E7 - Harrington Gardens

The adjacent diagrams provide a visual comparison
of the former exhibition centre massing for baseline
comparison only.

View E5 - Edwardes Square
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View E8 - Earl’s Court Square

View E9 - The Boltons and Tregunter Road

View E10 - Holland Park

View E11 - The Round Pond, Kensington Gardens

View E12 - Kyoto Gardens

View E13 - Holland Park Road & Abbottsbury Road

View E15 - Terrace Walk, Battersea Park

View E16 - Brittania Road

View E14 - Philbeach Gardens
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7.1 VIEW E1 - BROMPTON CEMETERY GREAT CIRCLE
ABOUT THE VIEW

THE VIEW POINT

The view is from the centre of the Great Circle and is
looking north over the Grade II* listed Western arcade
and its bell tower. Other views are available from this
viewpoint.
DIRECTION
North-west
Range
Short
REFERENCES IN OTHER DOCUMENTATION:
View 25, Joint SPD Views Study
View 33, Developer townscape evidence

Image 1.47: E1 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VIEW RECEPTORS

“Originally Brompton Cemtery (Grade I) would have
been located in open countryside. As the urban area
of Central London grew its setting become more urban
with Victorian housing to the north, south and eastern
sides and larger institutional buildings further to the
south and west including schools, light industrial,
a hospital and an athletics ground. Some of these
buildings have been replaced over the intervening years
in particular to the west of the cemetery with blocks
of flats and the erection of Stamford Bridge Stadium
(Chelsea Football Club) and a hotel.

“Despite the large size of the cemetery there are
relatively few areas in which one is unaware of buildings
beyond its perimeter.”2

There are numerous views within cemetery that are
defined within the Conservation Area Appraisal as
significant views; this ‘STRATEGIC’ view is taken from a
highly significant central point within the Grade I listed
cemetery.

View receptors are:

Stamford Bridge football stadium is located close to
the south western corner of the cemetery and can be
seen in many views in a south westerly direction and
is particularly harmful with its looming presence and
uncompromisingly modern and functional appearance
which is seen in views of the Arcades and Church of
England Chapel.”1 Furthermore two more towers have
been erected in Chelsea Harbour which are visible from
Brompton Cemetery.
The cemetery is no longer a working burial place,
and now functions as a local, tranquil amenity space,
and important pedestrian route. The elongated
cemetery is structured around its central avenue that
is characterised by formal views towards the Church
of England Chapel to the south and the gatehouse to
the north. A large rotunda surounded by an arcade
provides a strong spatial focus and definition to this
axis. The formal symmetry of the cemetery’s layout
harmoniously interplays with the pattern of irregular
grave stones with varied and often intricately detailed
designs, and the natural character of the landscape
with it mature trees. Trees rise above the arcade and
dominate the horizon line against the sky, providing a
sense of green enclosure and refuge, where the wider
city is not present. The small bell tower on the western
side of the arcade provides the only vertical accent
along the axis that deliberately breaks the symmetry of
the architectural ensemble and that provides interest
and distinctiveness. In views from the axis it rises above
the trees, sitting with its silhouette against the sky. A
number of taller buildings, such as the Empress State
Building, the Stamford Bridge Football Stadium, the
tower on Lili Square and two tall buildings in Chelsea
Harbour, already appear above the tree line and intrude
into views from the cemetery, and thereby disrupt and
weaken its special character.
1

Draft Brompton Cemetery Conservation Area Appraisal, RBKC, 2017

The character of the cemetery is highly sensitive to the
further intrusions of taller buildings above the tree-line.
Development that detract from the prominence of
the bell tower and undermine the ability to see its
silhouette against the sky when seen from the Avenue
will be especially harmful.
Development should aim to avoid a further urbanising
effects on the cemetery, an erosion of its natural setting
and enclosure, and detracting from its symmetry by
generally keeping buildings hidden behind and below
the tree line when seen from the central axis.
The townscape sensitivity is classified as HIGH.

2

ibid.

The axial route of the Central Avenue is to the right
of centre and the path draws the eye to the vanishing
point on the far right. The foreground of the view
is scattered with monuments and gravestones. The
Empress State Building and new development are highly
visible further to the left.
Mature trees behind the western arcade provide
more broken enclosure to the view. The Empress State
Building is clearly visible above the western arcade. The
bell tower sits against the sky now that the Earl’s Court
Conference Centre has been removed.
The permitted Tesco tower will coalesce with the turret,
impacting its singular presence on the skyline.
Due to its strategic nature, the view sensitivity is
classified as VERY HIGH.

•

Visitors to the cemetery

•

People passing through

The view receptor sensitivity is classified as MEDIUM.

VISUAL SENSITIVITY
The view along the Central Avenue is along one of the
most important architectural set pieces in the cemetery.
The view was previously eroded by the appearance of
the wide horizontal roof of EC1 behind the bell tower
on the western arcade. This building has been recently
demolished which has partially restored the quality of
the view. “The character and appearance of all parts of
the cemetery are at risk from tall or bulky development
beyond its boundaries which impinge on views within
and those looking out of the cemetery.”3 As a formally
arranged view, this is highly sensitive to elements which
detract or limit its formal quality.
The existing view is eroded by an element of existing
intrusion from the Empress State Building and the
recently completed tall building in the Lillie Square
Development near Earl’s Court which is visible at nearly
the same relative height within the foreground. Both
visible buildings are prominent, bulky and out of scale
with the fine grain of the cemetery. Together, these
constitute a significant mass above the treeline. The
massing of the existing buildings strongly competes
with the profile of the turret and the character of
the cemetery; the taller buildings in the background
diminish the special architectural and landscape
ensemble of the place.
When walking north through the cemetery the Empress
State Building becomes more concealed behind existing
vegetation, giving a greater level of cohesion to the
view, and allow the turret to take a more prominent
position on the skyline.
There is a risk of tall buildings crowding the sky above
the treeline that would detract from the cemetery,
compete with the turret, and create imbalance.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.
3 Draft Brompton Cemetery Conservation Area Appraisal, RBKC, 2017
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Image 1.48: Panoramic view of the rotunda illustrates the strong landscape setting of the cemetery and its central axis

Image 1.49: Images demonstrating the existing place character - The Empress State building and its neighbouring tall building are hidden
behind tree cover
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Image 1.50: Images demonstrating the existing place character - The bell tower is the most dominant feature set against the sky, whilst the
Empress State Building and the Lillie Square building are visible above the arcade and detract from the character of the cemetery.
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Image 1.51: Image demonstrating the bell tower is the most dominant feature set against the sky
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VIEW E1 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing has limited visibility; given this it
does not affect the nature of the cemetery.

The Scenario 1 massing will not project over the top of
the arcade but will be visible along the far edge of the
arcade. The massing is characterised by a horizontal
plane, which is more coherent when viewed from the
cemetery which is largely characterised by low and
horizontal architectural language. The impact is partially
mitigates by trees.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MINOR-NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE-MINOR

NEUTRAL
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VIEW E1 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

The Scenario 2 massing has a major urbanising effect
specifically with two tall towers rising significantly over
the tree line, looming over the cemetery and affecting
its open, calm , landscape dominated character.

The overall quality of effects is considered ADVERSE.

The addition of three tall buildings, one of significantly
greater height than the Empress State Building,
significantly affect this axial view. Together with
existing and permitted tall buildings they create a
fragmented skyline a major grouping of height in
the sky that detracts from the strongly symmetric
composition of this view and competes with the bell
tower, undermining its setting and significance as the
principal vertical element in this view. Whilst further
to the back the towers appear at the same height and
taller than the bell tower which will be dwarfed by the
development and loose its prominence.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.

Lower scale development in this view becomes visible
above the arcade to the rear of the little bell tower.
However, this is partly obscured by trees and its effect
is less pronounced then the roof of the Earls Court
Exhibition centre that had been visible in this view prior
to its demolition.
Given the Scenario 2 tall buildings significantly alter the
character of the cemetery, their magnitude of effect on
the townscape is therefore considered HIGH.
SIGNIFICANCE OF EFFECTS
The townscape sensitivity of the Brompton Cemetery is
considered high. Given the magnitude of change caused
by Scenario 2 the overall significance of effects on the
townscape is MAJOR-MODERATE.
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The intrusions of large tall scale modern buildings will
erode the harmonious balance of elements within this
view.
The magnitude of visual effect is considered HIGH.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Reduce the dominance of proposed taller buildings
by reducing their overall height and clustering them
closer together in proximity of the Empress State
building whilst maximising on the visual distance
between the development and the bell tower

•

Minimising the bulk of development visible above the
arcade

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW E1 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing has a major urbanising effect
specifically three tall towers rising significantly over the
tree line, creating a fragmented skyline and affecting its
open, calm, landscape dominated character.
Other development rises above the arcade and
development to the north of the cemetery, although
partly obscured by trees, diminishes the setting of the
arcade before the sky. This scenario is the same as
scenario 2 but the development is higher and therefore
more impactful on the arcade and the bell tower.
The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR.
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QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The Scenario 3 massing adds three tall buildings to the
view which rise above the western arcade in closer
proximity than the Empress State Building and visually
exceed the height of this building. The massing is
dominant and significantly competes with the turret,
trivalising its setting and significance as the primary
vertical element in the view.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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A
B
C

D
F

RECOMMENDED MITIGATION MEASURES
•

Reduce the dominance of proposed taller buildings
by reducing their overall height and clustering them
closer together in proximity of the Empress State
building and maximising the visual distance between
the development and the bell tower

•

Reduce the height of the tallest tower (tower A)
slightly to be proportionate with the Empress State
Building & newer towers in the view (max 37 storeys)

•

Avoid development over the arcade

•

Remove additional height on the RBKC side (tower
D) & no additional height to be added to the midrise
tower (tower F)

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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KINETIC VIEW - SCENARIO 2
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KINETIC VIEW - SCENARIO 3
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KINETIC VIEW - IDEAL VISUAL IMPACT SCENARIO
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Page left intentionally blank
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7.2 VIEW E2 - ALONG LONG AVENUE
ABOUT THE VIEW

THE VIEW POINT

The view is along the Central Avenue looking north-west
towards the cemetery boundary and the Empress State
Building. Other views area available from this viewpoint.
DIRECTION
North-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 26, Joint SPD Views Study

Image 1.52: E2 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

When built, the cemetery was on the edge of London
and buildings beyond the cemetery would not have
been visible on the skyline from this view. There
is a linear focus on the path, framed by trees and
gravestones. The east side of the cemetery is well
enclosed by Victorian Terraced houses and mature
trees along the perimeter. The western edge is now
well enclosed by recent development which rises up to
seven storeys, with a taller building being visible above
the roofline and treeline. This gives the cemetery an
open and contained character which feels more like an
open amenity space than a burial place and place of
remembrance.

“Despite the large size of the cemetery there are
relatively few areas in which one is unaware of buildings
beyond its perimeter.”1 The surrounding townscape is
undergoing a transformation and urbanisation which
has compromised the setting of the cemetery and has
made its quality one of internal enclave and refuge from
the wider urban context. The townscape is sensitive to
larger scale modern development that further reduces
its sense of openness and harms the setting of the
cemetery.

This ‘DISTINCTIVE’ view is from the central avenue
looking North West through the avenue of mature trees
and array of gravestones towards the direction of the
western boundary of the cemetery. The boundary wall
is obscured for much of its length and the edge of the
cemetery has been recently enclosed by urban scale
residential development. Behind this, a new nondescript
tall building projects over the roofline and competes
for attention due to scale and mass rather than
architectural detail. The view is focused by the strong
linearity of the path, gravestone alignment, and linear
tree rows.

The view along the Central Avenue is one of the most
important architectural set pieces in the cemetery.
This view is highly sensitive and “the character and
appearance of all parts of the cemetery are at risk from
tall or bulky development beyond its boundaries which
impinge on views within and those looking out of the
cemetery.”2 The strong linearity of this view puts a
greater emphasis on elements which obstruct the linear
view along and on either side of the axis and a lesser
visual emphasis on elements that are outside of the
formal axial the formal view.

The townscape sensitivity is classified as MEDIUM.

The view terminates on the Grade II* listed triumphal
arch of the northern entrance and is fully framed by the
tree canopy which obscures most of the sky view during
the summer.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

Due to its distinctive nature, the view sensitivity is
classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the cemetery

•

People passing through

The view receptor sensitivity is classified as MEDIUM.

1

ibid.

2 Draft Brompton Cemetery Conservation Area Appraisal, RBKC, 2017
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VIEW E2 - BASELINE: FORMER DEVELOPMENT VIEW

Image 1.53: Images demonstrating the existing place character
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Image 1.54: View of new development outside cemetery

Image 1.55: Oblique views towards the side from the central avenue allows glimpses to new development along the western edge of
the cemetery. Development is partially obscured by vegetation, but taller buildings can be seen in between trees, resulting in an ‘urban’
enclosure
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VIEW E2 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be barely visible and will
only have a slight urbanising effect on the character of
the cemetery, by making the view receptor more aware
of the surrounding urban form. The scale of the massing
is reflective of the wider townscape and context.

The Scenario 1 massing is moderately scaled and
reflected the existing and emerging scale of buildings to
the west of the site. It does not appear prominent in this
view due to vegetation. Its effect will be continuing the
enclosure of the cemetery without introducing a new
vertical intrusion to the view.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MOD-MINOR

NEUTRAL
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VIEW E2 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will have a strong urbanising
effect on the cemetery and detract from its quality as a
place of retreat and refuge. The impact is mitigated by
the tree cover landscaping that partly obscures the new
development.

QUALITY OF EFFECTS

The Scenario 2 massing introduces two major vertical
towers and additional development that becomes
visible above and in between the trees. The taller
elements are at or above the height of the Empress
State Building and together create a strong focus that
contrasts with the tranquil nature of the cemetery. The
strong vertical emphasis of the towers contrasts with
the horizontal emphasis within the cemetery and its
mid-rise surrounding development. The towers vie for
attention in the view and detract from the axial focus
on the gate house at the end of the avenue and its focus
at the end of the path. The avenue of tree planting
emphasises the central axis and to some extent help to
mitigate the impact of the tower on the symmetry.

The overall quality of effects is considered ADVERSE.

The magnitude of visual effect is considered HIGH.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
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the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Reduce height of taller buildings to reduce their
prominence on the skyline, reduce height of buildings
so they remain below the top of trees

•

Cluster taller buildings close to Empress State
Building to minimise the impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW E2 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

The Scenario 3 massing will have a strong urbanising
effect on the cemetery and detract from its quality as a
place of retreat and refuge. The effect is increased from
Scenario 2 as the additional tower and development
concentrates more height in closer proximity to the
cemetery making it more prominent over the treeline.
The impact is partly mitigated by the tree cover and
new development.

The Scenario 3 massing introduces three major vertical
towers and additional development that becomes
visible above and in between the trees. The taller
elements are at or above the height of the Empress
State Building and together create a strong focus that
contrasts with the tranquil nature of the cemetery.
Together they create a large cluster of height that
dominates the skyline and detracts from other features
in the view. The vertical architectural language of the
towers contrasts with the existing strong horizontality
of within the cemetery and within the mid-rise
surrounding development. These upset the symmetry
of the view and detracts from its focus at the end of the
path. The existing trees and the internal focus help to
mitigate impacts outside the site.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered VERY
HIGH.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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A
B

D

RECOMMENDED MITIGATION MEASURES
•

Reduce height of taller buildings to reduce their
prominence on the skyline, reduce height of buildings
so they remain below the top of trees

•

Cluster taller buildings close to Empress State
Building to minimise the impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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7.3 VIEW E3 - OUTSIDE NO. 48 KENWAY ROAD
ABOUT THE VIEW

THE VIEW POINT

The view looks west along Kenway Road from opposite
48 to the Kings Head Public House. On the right the view
continues along Kenway Road to Earl’s Court Road and
the Empress State Building in the distance. On the left of
the public house the view into the end of Hogarth Place
is visible.
DIRECTION
South-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 14, Joint SPD Views Study
View 18, Developer townscape evidence

Image 1.56: E3 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The townscape in this area is characterised by quiet
internal streets, set between two busy thoroughfares.
The residential streets have “retained a village-like
charm, character and scale. The buildings are simple
and unpretentious being made up of terraced housing
and shops that form attractive characterful streets of
late Georgian and Victorian date that are of a small and
human scale.

The local townscape is harmonious, with a variety of
styles that share commonalities of materiality and scale.
In this background, the Empress State Building is visible
projecting above the ridgeline of the public house; this
element detracts from the cohesion of the townscape
due to the stark contrast in scale. The area is a quaint,
well-proportioned, small-scale area that is frequented
by people walking to the Underground Station. The local
shops, public house and Georgian buildings animate and
define the well-enclosed street.

This is a ‘DISTINCTIVE’ view. On the left hand side of
Kenway Road, 2 and 3 storey Victorian buildings with
shop fronts are visible as far as Hogarth Place. The
view of the 3 storey Victorian terrace in Hogarth Place
is glimpsed. The 2 storey Kings Head with pitched roof
occupies the centre view along with the view into the
continuation of Kenway Road which is of one and 2
storey cottages. The Empress State Building is visible as
a backdrop to Hogarth Place and a 4 storey Victorian
terrace on Earl’s Court Road. It detracts from the
coherence of the view, though its impact is mitigated by
it being visually lower than the roofline of the Kinghead
Public House, which continues to dominate the local
skyline in the middle ground of the view.

“The conservation area is made up of various short
and medium views that are constantly changing as one
travels through the area. Medium distance views can
be enjoyed along many of the terraces that line the
streets.”2

The buildings are constructed from a limited palette
of materials which “gives the area coherence and a
commonality where the buildings sit in harmony with
one another.” 1
The Empress State Building is visible above some
smaller housing to the back and intrudes into the
intricate smaller scale street scene, albeit it does not
overdominate the intimate nature of the townscape.

The townscape sensitivity is classified as HIGH.

A terrace of 3 storey Georgian worker’s cottages forms
the right hand side of the view.
Due to its distinctive nature, the view sensitivity is
classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

“Short vistas within the conservation area are confined
to short streets looking onto terraces in other streets
that bisect them. These are welcome end stops in
the townscape, but were not generally planned and
often houses sit off-centre rather than being framed
symmetrically. Good examples of these can be seen in
views looking south along Kenway Road” 3
The coherence of the view is made up of predominately
smaller buildings with their roofscape with regular
chimney stacks visible against the sky. The townscape
is sensitive to elements which add inappropriate,
un-contextual bulk and height.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

It is an important pedestrian route to Earl’s Court
Station and other connections. The view receptor
sensitivity is classified as HIGH.

1

ibid

2

Draft Earl’s Court Village Conservation Area Appraisal, RBKC, 2016

3 ibid
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VIEW E3 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be barely perceptible from
this area and is not anticipate to have any impact on the
townscape.

The Scenario 1 massing will be barely perceptible from
this area; the sliver of visible building will negligibly
contribute to the perception of the street as a place
within a wider, visible urban context.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MINOR-NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MINOR-NEGLIGIBLE

NEUTRAL

279

VIEW E3 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will impact on the intimate,
residential nature of the townscape of this area by
further urbanising it by the visibility of the tower. The
massing of the tall buildings is damaging as there is less
relationship with the existing townscape character and
due to its conspicuous form and height.

The Scenario 2 massing will impact the view from
Kenwood Road. A single tower rises up in the sky
well above the Empire State Building. The other
development is visible above the houses on Hogarth
Place before the Empress State Building. While the view
is already compromised by the Empress State Building,
the additional tower significantly compounds this
impact as it rises well above the roof of the Kingshead
Public House, and with its strong verticality competes
with the chimney stacks. The lower height development
provides a middle ground between the terraces on
Hogarth Place and the Empress State Building, which
helps to mitigate its overbearing impact on the skyline
to some extent.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 2 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The height of the tallest building should reduce
to better relate to the scale of the Empress State
Building, and should avoid overtopping the chimney
stacks.

•

The height of tall buildings should avoid dominating
and obliterating the sky between the rooflines of the
Kingshead and the western side of Kenway Road.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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VIEW E3 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

The Scenario 3 massing will impact on the intimate,
residential nature of the townscape of this area by
further urbanising it by the visibility of the tower. The
massing of the tall buildings is damaging as there is less
relationship with the existing townscape character and
due to its conspicuous form and height.

The Scenario 3 massing will impact the view from
Kenwood Road. A single tower rises up in the sky
well above the Empire State Building. The other
development is visible above the houses on Hogarth
Place before the Empress State Building. While the view
is already compromised by the Empress State Building,
the additional tower significantly compounds this
impact as it rises well above the roof of the Kingshead
Public House, and with its strong verticality competes
with the chimney stacks. The lower height development
provides a middle ground between the terraces on
Hogarth Place and the Empress State Building, which
helps to mitigate its overbearing impact on the skyline
to some extent.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered MEDIUM.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The height of the tallest building should reduce
to better relate to the scale of the Empress State
Building, and should avoid overtopping the chimney
stacks.

•

The height of tall buildings should avoid dominating
and obliterating the sky between the rooflines of the
Kingshead and the western side of Kenway Road.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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7.4 VIEW E4 - OUTSIDE NO.3 COLLINGHAM PLACE
ABOUT THE VIEW

THE VIEW POINT

The view is at the junction of Collingham Place with
Collingham Road on the north side looking south-west
along the gently curving street towards Morton Mews.
DIRECTION
South-west
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 16, Joint SPD Views Study
View 21b, Developer townscape evidence

Image 1.57: E4 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from within the Courtfield
Conservation Area, which is an “attractive residential
enclave surrounded by Cromwell Road to the north,
Earl’s Court Road to the west and Old Brompton Road to
the south” characterised by “Victorian formal terraces,
mature gardens and generous road widths. The area
is predominantly residential in character with shops
located on the Earl’s Court and Old Brompton Roads.”

The townscape of the street is moderately cohesive,
but of a lesser quality than others in the surrounding
area due to the lack of street trees and varied quality
of facade treatments. The legible, formal, elegant
townscape is sensitive to elements which detract from
the overall cohesion of the area.

The ‘DISTINCTIVE’ view is of the 4 storey, Victorian
terraces on either side of Collingham Place channel
the curving view towards its termination on Morton
Mews. The stock brick terraces have stuccoed window
surrounds, porticoes and cornices. Later roof additions
and raised party walls are just visible above the
cornices. The street terminates at nos.15-21 Morton
Mews on Courtfield Gardens. Above this 2 storey,
stucco terrace (plus roof additions) the flank wall of 1
Earl’s Court Gardens appears above the terrace along
with buildings on Barkston Gardens and the roof of
Earl’s Court Station. The Empress State building is clearly
visible in the distance. Buildings in the framed view have
eroded the quality of the view because of the very high
levels of consistency in the architecture in this location.

The view is of a consistent street which is compromised
by the out of scale Empress State Building, which is
framed between the terrace buildings. This building
looms over the low-rise terraces which terminate
the street; the incohesive scale erodes the view and
detracts from its cohesive visual nature. The view
remains sensitive to elements which continue to erode
on the consistency of the view and the relationship
between the buildings and the skyline.

The view shows a consistent townscape characterised
by Italianate style terraces that “incorporate gault
and yellow stock brickwork, rusticated stucco and
architectural decorative finishes that help to unify each
terrace or group.”
A significant contribution to the area is also made
by the large number of mature street trees and the
lushly planted garden squares. These provide visual
amenity not only to residents but also to the public
helping to soften the Victorian architecture and create a
picturesque streetscape. The conservation area is a fine
example of well preserved late Victorian architecture
that is set in a comfortable residential atmosphere with
mature green spaces which combine to create a high
quality built environment.”1
The townscape character is a very coherent and regular.
Collingham Place is a crescent of 4 storey terraces
forming an elegant curve. The street is terminated by a
lower terrace over which the Empress State Building can
be seen starkly contrasting with the scale of the terrace.

The townscape sensitivity is classified as MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

There are a few trees at the far centre of the view but
they are not substantial in size and only provide limited
screening of the roofline along Morton Mews.
The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The street is a busy pedestrian shortcut to Earl’s Court
Station, Gloucester Road Station and commercial centre.
The view receptor sensitivity is classified as MEDIUM.

1

Courtfield Conservation Area Appraisal, RBKC, 2015

285

VIEW E4 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will have a modest impact on
the local townscape by further closing the view.

The Scenario 1 massing will be visible above the roofline
of the terraces that terminate the view. The massing
would impact the perceived openness of the view as
it would partially close the vista. The impact is partly
mitigated by the trees.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Top of building should be well-articulated with high
quality architecture to positively contribute to the
skyline and townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW E4 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 2 massing will exceed the height of the
parapet at end of the street and loom over the existing
terrace buildings. Development closes down the vista
along the street and detracts from the setting of the
conservation area. The tall tower is disproportional to
the height of the Empress State Building.

The Scenario 2 massing intrudes into this view. A tall
tower rises above the Empire State Building in this
view. The tall building will project over the rooftops
of the terraces that terminate the view. The massing
would significantly impact the perceived openness
of the view as it would partially close the vista. The
massing of the tower competes with the Empress State
Building for prominence and together they do not
create a harmonious ensemble in this view. The lower
development before the Empress State Building create
a welcome middle-ground that mediates between the
background and foreground.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

The magnitude of visual effect is considered MEDIUM.

QUALITY OF EFFECTS

SIGNIFICANCE OF EFFECTS

The overall quality of effects is considered ADVERSE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

A

RECOMMENDED MITIGATION MEASURES
•

The tallest building (tower A) should not rise
excessively above the Empress State Building.

•

The tallest building (tower A) should not above the
parapet level of the existing flanking terrace (max 30
storeys).

•

Top of building should be well-articulated with high
quality architecture to positively contribute to the
skyline and townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW E4 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 3 massing will exceed the height of the
parapet at end of the street and loom over the existing
terrace buildings. Development closes down the vista
along the street and detracts from the setting of the
conservation area. The tall tower is disproportional to
the height of the Empress State Building.

The Scenario 3 massing intrudes into this view. A tall
tower rises above the Empire State Building in this
view. The tall building will project over the rooftops
of the terraces that terminate the view. The massing
would significantly impact the perceived openness
of the view as it would partially close the vista. The
massing of the tower competes with the Empress State
Building for prominence and together they do not
create a harmonious ensemble in this view. The lower
development before the Empress State Building create
a welcome middle-ground that mediates between the
background and foreground.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.

The magnitude of visual effect is considered MEDIUM.

QUALITY OF EFFECTS

SIGNIFICANCE OF EFFECTS

The overall quality of effects is considered ADVERSE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The tallest building (tower A) should not rise
excessively above the Empress State Building.

•

The tallest building (tower A) should not rise above
the parapet level of the existing flanking terrace (max
30 storeys).

•

Top of building should be well-articulated with high
quality architecture to positively contribute to the
skyline and townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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7.5 VIEW E5 - EDWARDES SQUARE
ABOUT THE VIEW

THE VIEW POINT

The view is from the north side of the square looking
south across the garden square.
DIRECTION
South-west
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 6, Joint SPD Views Study

Image 1.59: E5 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is located from a garden square is
well-enclosed, with an ensemble of Georgian terraces
surrounding the square. It is an enclave of quiet and
respite that is just off of a busy thoroughfare. Due to its
high coherence, the townscape transports the viewer to
back in time. The extent of vegetation and lack of access
into the square makes it difficult to see the square in its
entirety.

At the time of construction the square was a planned
entity however buildings along the south side of the
square are not listed and are of contrasting styles to
the older listed terraces on the other sides. The skyline
above them is less prone to harm than that above the
roofline of the north, west and east sides which contain
the grade II listed buildings. The townscape is very
sensitive to any non-contextual buildings that are rising
above the roofscape. Given the mature landscaping
of the garden square, there are few opportunities for
uninterrupted views across the square.

This is a ‘CHARACTERISTIC’ view take from the
Conservation Area.

The overall perception is of a predominantly leafy view
well enclosed by buildings on the perimeter of the
square. Any development rising above the roof level will
intrude on the view and impact the character of this
view.

The townscape sensitivity is classified as HIGH.

In the foreground are the cast iron Victorian railings that
enclose the garden. Mature shrubs and trees screen out
most of the view of buildings on the south and west of
the square. The top part of the Empress State building
is obscured in summer but is just visible in the centre of
the view.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

Although the view is broad but there is little mid-long
distance visibility due to the trees and vegetation in
the garden square. While this is the current character
of the square, it should be noted that this could change
if differing landscape management approaches were
applied in the future. If one could see across the square,
it would show a highly coherent ensemble of low rise
Georgian buildings set around a well-ordered square.
The permitted Tesco tower will break the horizontal
skyline and detract from the well-enclosed, secluded
nature of the square in this view.
The view sensitivity is classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view is from a point where there is little though
traffic outside of local users. The view receptor
sensitivity is classified as MEDIUM.
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VIEW E5 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing is below the roofline of existing
development and will not be visible from this viewing
location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered NIL.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the townscape is NIL.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

NIL

NEUTRAL
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VIEW E5 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will have some impact on
the identified view, however, a greater impact will be
perceived from within the private garden square.
The permitted tall building shown within the model
disrupt the currently undisturbed setting of the
townscape; this will be amplified by the two towers
of the Scenario 2 development. The existing strong
horizontally of the townscape is contrasted by the
vertical towers which project over the roofline. The
Scenario 2 massing would further detract from the
cohesion of the view, and would take away from the
special historic character.
The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
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of Scenario 2 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The Scenario 2 massing will have little impact on the
identified view due to a high level of obscuration
from vegetation and foliage. A greater impact will be
perceived from within the private garden square.
Notwithstanding the vegetation, two towers will rise
over the roofscape of the southern side of the square.
Together with the permitted Tesco tower, this creates a
dominant breaking of the character of the roofline and
significantly detracts from the from the composition of
the view.
The left-most portion of the massing has a lesser impact
than the right-most tower which is more intrusive and
overbearing as it is of a greater height differential to the
foreground height.
The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 2 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Reduce the height of the towers to be not
perceptible over the rooftops.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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VIEW E5 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing will have some impact on
the identified view, however, a greater impact will be
perceived from within the private garden square.
The permitted tall building shown within the model
disrupt the currently undisturbed setting of the
townscape; this will be amplified by the Scenario 3
clusters of tall buildings. The existing strong horizontally
of the townscape is contrasted by the vertical towers
which project over the roofline. The Scenario 3 massing
would further detract from the cohesion of the view,
and would take away from the special historic character.
The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.
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QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The Scenario 3 massing will have little impact on the
identified view due to a high level of obscuration
from vegetation and foliage. A greater impact will be
perceived from within the private garden square.
Notwithstanding the vegetation, two towers will rise
over the roofscape of the southern side of the square.
Together with the permitted Tesco tower, this creates a
dominant breaking of the character of the roofline and
significantly detracts from the from the composition of
the view.
The left-most portion of the massing has a lesser impact
than the right-most massing is more intrusive and
overbearing as it is of a greater height differential to the
foreground height.
The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

d/C

a/b
E

RECOMMENDED MITIGATION MEASURES
•

Reduce the height of the towers to be not
perceptible over the rooftops.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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7.6 VIEW E6 - SOUTH EAST CORNER OF BOLTONS GARDENS AND WETHERBY GARDENS
ABOUT THE VIEW

THE VIEW POINT

The view is from the east side of Bolton Gardens looking
west along Wetherby Gardens.
DIRECTION
South-west
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 18, Joint SPD Views Study

Image 1.60: E6 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER
“Courtfield Conservation Area is an attractive residential
enclave surrounded by Cromwell Road to the north,
Earl’s Court Road to the west and Old Brompton Road
to the south. The buildings and secondary roads were
predominantly laid out between 1870 and 1900. The
area retains a restrained, almost elegant air by virtue
of its Victorian formal terraces, mature gardens and
generous road widths. The area is predominantly
residential in character with shops located on the Earl’s
Court and Old Brompton Roads.
The architecture is varied and ranges from 2-3 storey
terrace houses and semi-detached properties to
larger terraced houses and mansion blocks of 6 and 7
storeys. There are two distinct architectural styles to
the housing. The earliest buildings were designed in the
Italianate style such as those found around Courtfield
Gardens, Wetherby and Bolton Gardens. These
incorporate gault and yellow stock brickwork, rusticated
stucco and architectural decorative finishes that help to
unify each terrace or group.
During the 1880s and from that point on there was
a reaction against the Italianate style which resulted
in more ornate red brick terraces and mansion
blocks being designed and constructed with more
inventive skylines and irregular facades enlivened
by terracotta ornamentation. The most elaborate of
these developments are the listed houses of Ernest
George and Harold Peto who designed Nos. 20-26 and
35-45 Harrington Gardens and Nos. 1-18A Collingham
Gardens.
A significant contribution to the area is also made
by the large number of mature street trees and the
lushly planted garden squares. These provide visual
amenity not only to residents but also to the public
helping to soften the Victorian architecture and create a
picturesque streetscape. The conservation area is a fine
example of well preserved late Victorian architecture
that is set in a comfortable residential atmosphere with
mature green spaces which combine to create a high
quality built environment.”1
Bolton Gardens is an eclectic mix of grand Victorian
terraces and later elaborate grand brick terraces with
mature trees establishing a strong distinctive townscape
of its time. The Empress State Building intrudes into this
townscape and creates an adverse contrast due to its
unsympathetic architectural style and scale.
1

TOWNSCAPE SENSITIVITY

The townscape in the foreground is highly coherent,
characterised by well-proportioned streets,
well-defined street frontage, and consistent scale
and architectural style. The Empress State Building is
a major detractor from the view and minimises the
special nature of this view. The legible, formal, elegant
townscape is sensitive to elements which detract from
the overall cohesion of the area.
The townscape sensitivity is classified as MEDIUM.

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This is a ‘CHARACTERISTIC’ view take from the
Conservation Area. The left of the view is framed by
4 storey, semi-detached, Italianate, stock brick villas
with stucco ground floors on the south side of Bolton
Gardens. They have an elaborate and pronounced
cornice with curved dormers providing an articulated
roofline. On the north side of the street, the Grade II*
listed terraces of Collingham Gardens and the garden
square itself are screened behind a row of mature
London Plane trees. The properties have a pronounced
Dutch and Tudor influence enhanced by red brick and
terracotta ornamentation. Gable roofs provide a highly
articulated roof line. Taller red brick buildings with white
stone dressings are partially visible through the trees
further along Bolton Gardens with the modern red brick
YWCA framing the view at the junction with Earl’s Court
Road. The view is terminated by a Victorian terrace on
Earl’s Court Road with the taller roofline of Whetherby
Mansions on Earl’s Court Square visible above them and
Empress State Building rising in the background.

The distant view has been eroded by the incongruous
scale of the YWCA and Empress State Building and the
abrupt manner in which they narrow and terminate the
distant view. The view remains sensitive to incursions
along the skyline which could erode the consistency of
the view and the relationship between the buildings and
the skyline.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The view is contained and channelled with the listed
buildings in the foreground providing the focus of
the view. The distant view into Earl’s Court square
is indistinct and rooflines around it are layered. The
Empress State Building partially blocks the view in
combination with the YWCA which is set forward of the
main building line. The openness of the view continues
past the Empress State Building to its left.
Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as
HIGH-MEDIUM.

Courtfield Conservation Area Appraisal, RBKC, 2015
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VIEW E6 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be barely perceptible from
this area and is not anticipate to have any impact on the
townscape.

The Scenario 1 massing will be barely perceptible from
this area; the sliver of visible building will negligibly
contribute to the perception of the street as a place
within a wider, visible urban context.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MINOR-NEGLIGIBLE

NEUTRAL
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VIEW E6 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 2 massing will further urbanise the view
and will place the townscape within a wider urban
context.

The Scenario 2 massing will be visible in the distance in
the context of the Empress State Building and partially
rising above the YMCA. The impact of this is partially
obscured by the trees within the street. Some of the
lower development can be seen in the middle ground
between the terraces and the Empress State Building.
This helps to mitigate the contrasting scales of the
foreground terraces and the Empress State Building.

The overall quality of effects is considered NEUTRAL.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The partially obscured tall building would amplify the
uncontextual scale of the Empress State Building and
would further detract from this view.
The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE-MINOR.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The height of the tallest building should be reduced
to avoid intruding into this view

•

The lower level development is welcomed in the
foreground of the Empress State Building to provide
a middle ground and to help mediate the change of
scale

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MINOR-MODERATE

NEUTRAL
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VIEW E6 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 3 massing will further urbanise the view
and will place the townscape within a wider urban
context.

The Scenario 3 massing will be visible in the distance in
the context of the Empress State Building and partially
rising above the YMCA. The impact of this is partially
obscured by the trees within the street. Some of the
lower development can be seen in the middle ground
between the terraces and the Empress State Building.
This helps to mitigate the contrasting scales of the
foreground terraces and the Empress State Building.

The overall quality of effects is considered NEUTRAL.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The partially obscured tall building would amplify the
uncontextual scale of the Empress State Building and
would further detract from this view.
The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE-MINOR.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The height of the tallest building should be reduced
to avoid intruding into this view

•

The lower level development is welcomed in the
foreground of the Empress State Building to provide
a middle ground and to help mediate the change of
scale

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MINOR-MODERATE

NEUTRAL
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7.7 VIEW E7 - HARRINGTON GARDENS
ABOUT THE VIEW

THE VIEW POINT

The view is taken from the north side of Harrington
Gardens outside 35, looking south west in the Courtfield
Conservation Area.
DIRECTION
South-west
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 19, Joint SPD Views Study

Image 1.62: E7 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

“Courtfield Conservation Area is an attractive residential
enclave surrounded by Cromwell Road to the north,
Earl’s Court Road to the west and Old Brompton Road
to the south. The buildings and secondary roads were
predominantly laid out between 1870 and 1900. The
area retains a restrained, almost elegant air by virtue
of its Victorian formal terraces, mature gardens and
generous road widths.

The view shows a highly-cohesive and “exceptionally
high quality piece of townscape.”2 This townscape is
exceptionally sensitive to development that impacts
on the cohesion and legibility of the area, primarily
development that impacts on the way the buildings
meet the skyline.

This ‘DISTINCTIVE’ view is of an exceptionally high
quality piece of townscape. The right of the view is
framed by a row of tall mature London Plane trees
behind the perimeter railings of Harington Gardens,
garden square. The north side of the Grade II* listed
24 Harrington Gardens is partially screened from view
and the imposing terrace 28-50 Harrington Gardens
is just visible along the back edge of the pavement,
screened by the trees. The left of the view is framed by
the inventive elevations of the Grade II* listed terrace
35-45 Harrington Gardens. The properties have ornate
facades with pronounced Dutch and Tudor influence
enhanced by red brick and terracotta ornament. Beyond
these are the striking elevations of nos. 47-75 with open
screen frontages and white painted ornamentation.
The view terminates on the Grade II* listed buildings 8
and 18 Collingham Gardens which also have Dutch and
Tudor influence enhanced by red brick and terracotta
ornament. The view of these properties is partially
screened by mature trees. The view is contained and
channelled and its vanishing point is screened by mature
trees.

The roofline of buildings along the south side of
Harrington Gardens is extremely important in this view.
It contains a large concentration of listed buildings with
highly articulated rooflines. No buildings are visible
behind the roofs allowing their silhouettes to appear as
distinct forms against the sky.

The townscape sensitivity is classified as HIGH.

The area is predominantly residential in character with
shops located on the Earl’s Court and Old Brompton
Roads.The architecture is varied and ranges from 2-3
storey terrace houses and semi-detached properties
to larger terraced houses and mansion blocks of 6 and
7 storeys. There are two distinct architectural styles to
the housing. The earliest buildings were designed in the
Italianate style such as those found around Courtfield
Gardens, Wetherby and Bolton Gardens. These
incorporate gault and yellow stock brickwork, rusticated
stucco and architectural decorative finishes that help to
unify each terrace or group.
A significant contribution to the area is also made
by the large number of mature street trees and the
lushly planted garden squares. These provide visual
amenity not only to residents but also to the public
helping to soften the Victorian architecture and create a
picturesque streetscape.

Due to its distinctive nature, the view sensitivity is
classified as HIGH.

VIEW RECEPTORS
View receptors are:

The conservation area is a fine example of well
preserved late Victorian architecture that is set in a
comfortable residential atmosphere with mature green
spaces which combine to create a high quality built
environment.”1
This is a highly distinctive streetscape is an undisturbed
historic ensemble of late 19th century ornate red
brick terraces and mansion blocks being designed and
constructed with more inventive skylines and irregular
facades enlivened by terracotta ornamentation with
Tutor and Dutch influence.

1

Courtfield Conservation Area Appraisal, RBKC, 2015

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as
HIGH-MEDIUM.

2 Earl’s Court and West Kensington Joint Opportunity Area Supplementary
Planning Document, Townscape and Visual Analysis
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VIEW E7 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this
viewing location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

NIL

NEUTRAL
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VIEW E7 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Two tall towers will visually intrude into the streetscape
over the buildings at the end of the street. With their
large scale and modern architecture they will detract
from the setting of this unique and undisturbed historic
townscape character. A mitigating aspect are a number
of mature plane trees at the end of the street that will
at least partially conceal this impact.

The Scenario 2 massing will have two tall towers that
prominently compete with the view along Harrington
Gardens and the distinct, pristine nature of this view.
This is accentuated by the strong visibility of the
building in the street focus.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

A

B

RECOMMENDED MITIGATION MEASURES
•

Reduce the heights of towers to minimise the level of
intrusion into this view

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW E7 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Three tall towers will visually intrude into the
streetscape over the buildings at the end of the street.
With their large scale and modern architecture they will
detract from the setting of this unique and undisturbed
historic townscape character. A mitigating aspect are a
number of mature plane trees at the end of the street
that will at least partially conceal this impact.

The Scenario 3 massing will have two tall towers that
prominently compete with the view along Harrington
Gardens and the distinct, pristine nature of this view.
This is accentuated by the strong visibility of the
building in the street focus.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

314

The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

A

B

D

RECOMMENDED MITIGATION MEASURES
•

Reduce the heights of towers to minimise the level of
intrusion into this view

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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7.8 VIEW E8 - OUTSIDE NO 40 EARLS COURT SQUARE
ABOUT THE VIEW

THE VIEW POINT

The view is from the south side of Earl’s Court Square
Conservation Area looking west towards Warwick Road.
DIRECTION
South-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 21, Joint SPD Views Study

Image 1.64: E8 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This area is a well-enclosed garden square surrounded
by Victorian Terraces. Towards Warwick Road the view
opens up and offers glimpses of the Empress State
Building in the skyline above the roofline of the terraces
that terminate the view.

The townscape is characterised by coherence of
architectural style and massing. The townscape
character is negatively impacted by the Empress
State Building which is out of character and scale with
the area. The townscape is also sensitive to further
changes on the skyline, but could benefit from high
quality development that better integrates the Empress
State Building and mitigates its stark contrast with the
character of this area.

This ‘CHARACTERISTIC’ view is channelled towards
Warwick Road. The taller buildings at the end of the
square frame the view of 3 storey terraced houses
on Warwick Road. The roofline of this terrace has a
continuous horizontal cornice and is articulated by attic
storey roof additions.

The view is highly legible with a strong sense of the
historic street pattern leading from one area to the
next. The view is significantly eroded by the incongruous
Empress State Building which looms over, dominates
the view between the buildings and detracts from the
harmony of the view. The view is sensitive to further
changes on the skyline, but could benefit from high
quality development that better integrates the Empress
State Building into a more coherent built element. The
primary focus of the square is internally, which helps to
mitigate the impact of elements outside of the square.

“The Earl’s Court Square Conservation Area is primarily
a residential area that is bounded by three busy
thoroughfares; Earl’s Court Road to the east, Warwick
Road to the west and Old Brompton Road to the south.
Directly to the north is Earl’s Court Underground
Station a busy interchange which serves the District
and Piccadilly lines. The inner streets comprising Earl’s
Court Square and Penywern Road are, by comparison,
relatively quiet and provide a welcome break from the
continual noise and bustle. The residential streets are
made up of terraced housing, semi-detached houses
and mansion blocks that form attractive characterful
streets of mid-late Victorian date.
The buildings are constructed from a limited palette of
materials comprising yellow or red stock brick, stucco
and stone with vertically sliding timber sash windows or
side hung casements. This gives the area coherence and
a commonality where the buildings sit in harmony with
one another.

The townscape sensitivity is classified as MEDIUM.

The left of the view is occupied by the Grade II listed
southern terrace of Flemish style houses of 4 storeys
(plus basements). The terrace is terminated by the taller,
red brick, 5 storey, Langham Mansions. The right hand
side of the view is occupied by the Italianate, 4 storey,
stucco or painted brick terraced houses of the west
side of the square with balustrades defining the terrace
against the sky. The foreground in front is occupied by
the garden square and its mature trees and shrubs. The
view into Warwick Road is of 4 storey Victorian, stock
brick, terraced houses with some attic storey additions
above the cornice. The Empress State Building is
prominent in its close proximity in the backdrop to the
terrace and contrast unmediated with the smaller scale
and detailed articulation of buildings in the foreground.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS

Despite the predominantly residential character of the
area the south eastern boundary formed by the Earl’s
Court Road has a commercial character with a variety of
shops that provide active frontages.

View receptors are:

A significant contribution to the area is also made by the
large number of mature street trees and the verdant
planting of Earl’s Court Square communal garden as well
as the front and rear gardens of residential properties.
These provide visual amenity not only to residents but
also to the public helping to soften the architecture and
create a picturesque streetscape.

•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

It is a local route with little footfall. The view receptor
sensitivity is classified as MEDIUM-LOW.

The conservation area comprises a high quality built
environment that is residential in character. The
surrounding residential streets form an interesting
and high quality group of buildings from the late 19th
century which illustrate the shift in fashion from large
Italianate stucco and brick houses to smaller red brick
terrace houses and mansion blocks later on in the
century.”1
1

Earl’s Court Square Conservation Area Appraisal, RBKC, 2016
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VIEW E8 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be barely perceptible from
this area and is not anticipate to have any impact on the
townscape.

The Scenario 1 massing will be barely perceptible
from this area; the small corner of visible building will
negligibly contribute to the perception of the street as a
place within a wider, visible urban context.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NEGLIGIBLE

NEUTRAL
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VIEW E8 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

In Scenario 2 modern development will become visible
above the terrace on Earls Court Road and in the
foreground of the Empress State building. It creates
a contemporary urban backdrop to the coherent
townscape of Earls Court Square and integrate the
Empress State Building, thereby lessening the stark
contrast it has currently has with the Victorian
townscape in the foreground.

The Scenario 2 massing creates a minor intrusion of
development into the view, closing the view of the sky
to the north of the Empress State Building. The effect
of the development is that it creates a middle ground
between the foreground terraces and the Empress State
Building in the background, which helps to meditate
between the contrasting scales. The massing will further
damage the coherence of this Victorian townscape
ensemble and situate it in a broader urbanised context.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE-MINOR.
Development affects the view and further detracts from
the terraces on Warwick Road and the quality of this
view, but also helps to mediate the contrasting scale of

the foreground terraces and Empress State Building in
the background.
QUALITY OF EFFECTS
The overall quality of effects is therefore considered
NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

There is an opportunity to develop a proposal that
more delicately responds to the local scale and
grain, and which helps to mediate between the
local character and the Empress State Building.
Development should create a layering effect whereby
development rises gradually from the terrace in the
foreground to the back drop of the Empress State
building without appearing top heavy or exposing
bland or conspicuous facades.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE-MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE-MINOR

NEUTRAL

321

VIEW E8 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing will further alter the townscape
qualities of the area. The massing will contribute to
a greater urbanisation of the townscape. The height
and massing of the elements will appear bulky and
incongruous within the wider townscape character.

The Scenario 3 massing creates a more pronounced
intrusion of development into the view than Scenario 2,
closing the view of the sky to the north of the Empress
State Building. The effect of the development is that
it creates a middle ground between the foreground
terraces and the Empress State Building in the
background, which helps to meditate between the
contrasting scales. The massing will further damage the
coherence of this Victorian townscape ensemble and
situate it in a broader urbanised context.

the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.

The larger, horizontal intrusion (building F) is developed
in front of the Empress State Buildings which largely
conceals the view of the building (building G) behind.

The overall quality of effects is therefore considered
NEUTRAL.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
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Development affects the view and further detracts from
the terraces on Warwick Road and the quality of this
view, but also helps to mediate the contrasting scale of
the foreground terraces and Empress State Building in
the background.
QUALITY OF EFFECTS

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

There is an opportunity to develop a proposal that
more delicately responds to the local scale and
grain, and which helps to mediate between the
local character and the Empress State Building.
Development should create a layering effect whereby
development rises gradually from the terrace in the
foreground to the back drop of the Empress State
building without appearing top heavy or exposing
bland or conspicuous facades.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

NEUTRAL
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7.9 VIEW E9 - THE BOLTONS AND TREGUNTER ROAD
ABOUT THE VIEW

THE VIEW POINT

The corner of The Boltons and Tregunter Road.
DIRECTION
North-west
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 212, Developer townscape evidence

Image 1.66: E9 - Existing View

324

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This is a highly coherent, picturesque area of large,
semi-detached villas located around an eye shaped
garden square. The tower of St Mary the Boltons is a
focal landscape and mature trees contribute to the
cohesive character.

The site is located in The Boltons Conservation Area.
Any intrusion over the roof level could be detrimental to
the townscape character.

The existing view is ‘CHARACTERISTIC’

Any intrusion over the roof level could be detrimental to
the view.

The townscape sensitivity is classified as HIGH.

The view is characterised by the dominant church spire,
glimpses of townhouses, and the enclosed central space
dominated by trees and vegetation.
Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

VIEW RECEPTORS
This is a residential route that has moderate use.
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as
LOW-MEDIUM.
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VIEW E9 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this
viewing location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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VIEW E9 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will not be visible from this
viewing location.

The Scenario 2 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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VIEW E9 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing will not be visible from this
viewing location.

The Scenario 3 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.

330

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL

331

7.10 VIEW E10 - HOLLAND HOUSE
ABOUT THE VIEW

THE VIEW POINT

The view is from the steps of the Grade I listed Holland
House and its axis is over the open space now called the
Cricket Ground, and beyond over the roofs of the Design
Museum (former Commonwealth Institute building) and
other buildings comprising the environs of Kensington
High Street. Other views are also available from this
viewing place, in front of Holland House.
DIRECTION
South
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 1, Joint SPD Views Study

Image 1.68: E10 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This view shows a park landscape with open views
toward the roof of the Design Museum and three
apartment buildings just beyond the park, which rise
above the mature trees at the edge of the park. The
tower of the permitted Tesco development will project
above the common roof line set by the buildings at the
edge of the park.

The townscape is strongly characterised by the open
space at Holland Park and the strong urban edge,
characterise by a modulating skyline that is formed
by buildings of a largely consistent height with
well-defined, tree filled gaps between the buildings.

This ‘CHARACTERISTIC’ view identified in the Local
Plan, is panoramic, open and informal.

The southern park edges is currently characterised
by an ensemble of three apartment blocks of similar
massing and height, the distinctive triangular roof of the
former Commonwealth Institute before another more
modest apartment buildings, and intense tree planting
at the edge and in between the two gaps between the
apartment buildings.

“The area centres on Holland House (grade I), its
parkland (grade II) and the speculative development
around it (some of which is also listed). Although now a
ruin, the house, dating from c.1605, is of great historical
and architectural significance and intrinsically linked
to the surrounding housing that was built to fund the
extravagant life of the Holland family as well as the
upkeep of the house and parkland. Holland House
was partially destroyed in World War II but soon after
was transferred to council ownership, along with the
parkland, via the London County Council. The house is
conserved as a romantic ruin and vestige of Victorian
aristocratic life and the parkland provides a luxurious,
naturalistic setting to the house that includes formal
gardens, woodland and playing fields that are open to
the public.

The consented 100 Warwick Road tower (Tesco Tower)
would rise above the apartment buildings at the park
edge and will contribute to changing the townscape
character, by introducing greater height variety. The
existing trees in the foreground are sparse and do not
obscure the view across the playing fields.
The townscape sensitivity is classified as MEDIUM.

The foreground comprises a number of mature trees
of a variety of species, with the open cricket ground in
the middle ground. Beyond that, and heavily screened
by trees in the summer view are 9 storey, brick, pavilion
apartment buildings on Park Close that date from the
1960s. In the winter view the Empress State building is
visible to the left of one of the apartment blocks. In the
centre left view is the distinctive roof line of the Grade
II* listed former Commonwealth Institute. Buildings
beyond the immediate park boundary are substantially
screened by mature trees.
The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

Visitors to the park

•

People who work in the park

•

Passersby on foot

The houses that were built to fund the estate have
also become important examples of mid Victorian
speculative development of various types.

•

Passersby on bicycles

•

People observing sports and other activities on the
playing fields

The area also contains an extremely significant
collection of purpose-designed artists’ studio-houses
towards the south. Many artists’ studios are present
in the borough. The area continued to be developed
in the 1960s with several high flat blocks being built.
The core of the conservation area was redeveloped
with a swathe of inward-looking 1960s housing and
there was regrettably some loss from the Melbury
area too. The jewel from this period, however, was the
Commonwealth Institute (now the Design Museum)
designed by Robert Matthew, Johnson-Marshall and
Partners to emulate a tent with enormous sweeping
roofs seemingly held down by giant tent pegs.

The area is well-used by people who come to enjoy the
open space and the vistas from this space. The view
receptor sensitivity is classified as MEDIUM.

Whilst the Empress State Buildings is visible from
some viewing points it does not rise notably over the
roofscape and it is clearly in the background. Whilst
the park edge is not a formal composition it provides
a horizontal emphasis and reticence that emphasises
the park landscape and playing fields in the fore and
middle ground and give prominence to the distinctive
roofline of the Commonwealth Institute. This quality will
be altered with the consented Tesco tower appearing
above the apartment buildings, creating a height
accent and focus in the sky that will vie for attention
and compete with the roof line of the Commonwealth
Institute. Further crowding of the skyline with taller
buildings of similar or greater height to the Tesco tower
would further imbalance the skyline and detract from
the playing fields and the Commonwealth Institute as
the principle focus of the view.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Holland Park Conservation Area is an area of great
heritage significance, and is generally well maintained
and fully justifies its status as well as all efforts to
conserve its special character for future generations.”1
1

Holland Park Conservation Area Appraisal, RBKC, 2017
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Image 1.69: View over Holland Park playing fields showing how the Empress State Building is viewed in the backdrop of kinetic views
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Image 1.70: View over Holland Park playing fields showing how the Empress State Building is viewed in the backdrop of kinetic views
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VIEW E10 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be barely perceptible from
this area and is not anticipate to have any impact on the
townscape.

A small part of the Scenario 1 massing will be visible
from this area. The sliver of visible building is situated
before the Empress State Building. it can also be
glimpsed to the left of the apartment buildings.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

336

The magnitude of visual effect is considered
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NEGLIGIBLE

NEUTRAL
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VIEW E10 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 2 massing will take away from the
well-defined townscape setting of Holland Park and
allow development much further away to visually
intrude into the park space and to fragment the skyline
and the park edge.

The Scenario 2 massing will alter the character of the
view by introducing a cluster of taller vertical elements
that contrast with the horizontal nature of the view
and create an emphasis away from the roof of the
Commonwealth Institute. Part of the massing will fill the
well-defined gaps between the apartment buildings.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is considered
MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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Together with the permitted Tesco tower, this intrusion
of intense urban development will further degrade the
view by introducing a new backdrop that takes away
from the currently characteristic features and local
focus.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is SIGNIFICANT-MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Tall buildings to avoid notably rising above the
apartment buildings in the foreground and to
fragment and dominate the skyline

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW E10 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 3 introduces additional height on the skyline
and exacerbates the impact of Scenario 2. It will take
away from the well-defined townscape setting of
Holland Park and allow development much further away
to visually intrude into the park space and to fragment
the skyline and the park edge.

The Scenario 3 massing will further alter the visual
character of the area compared to Scenario 2 by
introducing a cluster taller vertical elements that will
contrast with horizontal nature of the view and create
an emphasis away from the roof of the Commonwealth
Institute. The massing will also fill the well-defined gaps
between the apartment buildings.

The magnitude of effect on the townscape is considered
MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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Together with the permitted Tesco tower, this intrusion
of intense urban development will further degrade the
view by introducing a new backdrop that takes away
from the currently characteristic features and local
focus.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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D
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RECOMMENDED MITIGATION MEASURES
•

Tall buildings to avoid notably rising above the
apartment buildings in the foreground and to
fragment and dominate the skyline

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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7.11 VIEW E11 - THE ROUND POND, KENSINGTON GARDENS
ABOUT THE VIEW

THE VIEW POINT

The north east edge of the Round Pond in Kensington
Gardens looking south west to the park perimeter and
buildings on Kensington High Street. This view is part
of a kinetic view from the foreground of Kensington
Palace.
DIRECTION
South-west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
View 2, Joint SPD Views Study

Image 1.71: E11 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

“The Round Pond (which of course is not round) and its
setting, framed by the Great Bow with the formal grids
of trees (the ‘Feathers’) to north and south are part of
the original Bridgeman layout. The pond is large in scale
and central to the main linear view within the layout of
the Gardens. Surviving trees to the north side are mainly
19th century, incomplete in extent. Trees to the south
side have been replanted in the 1990s to restore the
original pattern, leaving space around the bandstand for
its continued use. Recent refurbishment works in 2014
to the Round Pond improved its periphery treatment,
including removing the incongruous short path link
to the Broad Walk and recreating the north path
connections to the palace.

The character of Kensington Gardens and the setting of
Kensington Palace are sensitive to any external building
visually intruding in between and above the treeline and
detracting from the landscape setting of the Pond and
the visual focus on Kensington Palace.

The foreground is the round pond with the tree lined
park perimeter beyond. Kensington Palace is visible on
the extreme right of the view. Moving left, the spire of
St.Mary Abbotts appears above the tree line as do the
two glass towers of the former Barkers of Kensington
department Store and the cupola of 36-38 Kensington
High Street. The 12 storey Royal Garden Hotel on
Kensington High Street is close to the centre of the view.
The Empress State Building is visible in the distance on
its immediate left. Buildings on Kensington Road are
visible along Kensington Road on the south of the park.
In the distance on the far left the 27 storey London
Forum Hotel on Gloucester Road is visible through the
trees.

It is the objective of the Kensington Gardens
Management Plan, 2016 (Royal Parks) that the
Kensington Gardens ‘skyspace’ is protected with the
aim “to retain the historic and verdant setting of the
park, with skyline views principally formed by the tree
canopy.” (View 1.3)

The townscape sensitivity is classified as HIGH.

Four of the main tree avenues find their focal anchor at
the Round Pond. It also creates the main feature of the
Front Walk sight line to the Henry Moore sculpture and
beyond.”1

This ‘STRATEGIC’ view, identified by the Local Plan, is
panoramic with an open foreground. There is seasonal
variety in the view with more dense screening of the
periphery when the trees are in leaf.

This part of Kensington Gardens is characterised by
the sense of green enclosure and the openness offered
by the Pond. Kensington Palace and St. Mary Abbot’s
church spire are key focal features around the pond.
The Royal Garden Hotel, due to its uncontextual
architectural style and massing detracts from the
quality of the largely intact and cohesive landscape
setting of Kensington Palace.

Due to its strategic nature, the view sensitivity is
classified as VERY HIGH.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
VERY HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the park

•

People who work in the park

•

Passersby on foot

•

Passersby on bicycles

The view receptor sensitivity is classified as VERY HIGH.

1

Kensington Gardens Management Plan, Royal Parks, 2016
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VIEW E11 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this view
point. The magnitude of effect on the townscape is NIL.

The Scenario 1 massing will not be visible from this view
point. The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

NIL

NEUTRAL
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VIEW E11 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

From a few locations Scenario 2 development is visible
in the gap between the tree belt and the Royal Park
Hotel. In some instances the tallest building (A) can also
be glimpsed above and in between the trees around
the Pond, especially when trees are not in leaf. The
development, similar to the Empress State Building,
is more than 2km away and affected by atmospheric
effects that makes it less clearly visible. Nevertheless,
cumulatively where its massing rises in between or
above the tree line it has an urbanising effect and
detracts from the coherence of the unique character of
the park and the landscape setting of Kensington Palace.
The magnitude of effect on the townscape is considered
MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
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of Scenario 2 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The Scenario 2 massing in this view can be glimpsed in
between and above the tree belt and Kensington Palace.
The taller elements of the Scenario 2 development
may also be visible from other locations in the park
in winter months when trees are not in leaf. This will
be exacerbated during twilight hours when light are
on. This impact is highly damaging to views towards
Kensington Palace and detract from its setting.
The magnitude of visual effect is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Any proposed development should remain well
below the general tree line to avoid becoming a
conspicuous feature in views.

•

Generally development should not be taller than the
Empress State Building, which is generally only visible
in the gap of trees adjacent to the Royal Garden
Hotel but otherwise remains well screened by trees.

•

Tower A should remain below the height of the two
glass towers of the former Barkers of Kensington
Department Store to avoid becoming overly
dominating when seen in the gap next to the Royal
Garden Hotel.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

MAJOR-MODERATE

ADVERSE
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VIEW E11 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

From a few locations Scenario 3 development is visible
in the gap between the tree belt and the Royal Park
Hotel. In some instances the tallest building (A) can also
be glimpsed above and in between the trees around
the Pond, especially when trees are not in leaf. The
development, similar to the Empress State Building,
is more than 2km away and affected by atmospheric
effects that makes it less clearly visible. Nevertheless,
cumulatively where its massing rises in between or
above the tree line it has an urbanising effect and
detracts from the coherence of the unique character of
the park and the landscape setting of Kensington Palace.
The magnitude of effect on the townscape is considered
MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
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of Scenario 3 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The Scenario 2 massing in this view can be glimpsed in
between and above the tree belt and Kensington Palace.
The taller elements of the Scenario 2 may also be visible
from other locations in the park in winter months when
trees are not in leaf. This will be exacerbated during
twilight hours when light are on. This impact is highly
damaging to views towards Kensington Palace and
detract from its setting.
The magnitude of visual effect is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Any proposed development should remain well
below the general tree line to avoid becoming a
conspicuous feature in views.

•

Generally development should not be taller than the
Empress State Building, which is generally only visible
in the gap of trees adjacent to the Royal Garden
Hotel but otherwise remains well screened by trees.

•

Tower A should remain below the height of the two
glass towers of the former Barkers of Kensington
Department Store to avoid becoming overly
dominating when seen in the gap next to the Royal
Garden Hotel.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

MAJOR-MODERATE

ADVERSE
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7.12 VIEW E12 - HOLLAND PARK KYOTO GARDEN
ABOUT THE VIEW

THE VIEW POINT

The view is taken from with the Kyoto Gardens in
Holland Park
DIRECTION
South
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.72: E12 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from within the Kyoto Garden
in Holland Park, which is within the Holland Park
Conservation Area. The Kyoto Garden was opened in
1991 to commemorate the long friendship between
Japan and Great Britain. Today, the Kyoto Garden is an
area of peace and contemplation seemingly hidden
in the woods” which makes it a popular and tranquil
part of Holland Park. It is one of many different
character areas within the Park and is described in
the Conservation Area Appraisal as “well concealed
delight”.1

The landscape here is sensitive to elements which
detract from its internal focus and which impact on the
feeling of seclusion within the space.

This ‘CHARACTERISTIC’ view of the organic landscape
gardens. The view is centred on the pond and the
clearing amidst the surrounding trees with its special
and visually interesting landscape features. The mature
tree lined edges of the Kyoto provide enclosure and a
sense of separateness from the surrounding city. Some
buildings are currently visible through the tree line
during the winter months but they do not dominate the
views.

The view is sensitive to any development that visually
intrudes into the garden space and detracts the focus
away from the intricate landscape design.

The landscape here is very unique and harmonious. It
is a picturesque and unique garden that is filled with
special and visually interesting features and is well
bordered by mature trees which give the garden a sense
of containment and contribute to its unique character
within the wider park setting. Tall buildings are slightly
visible though the trees during the winter months
which gives some urban context to the place; during the
summer the tree foliage obscures the external views
and contributes to a higher sense of seclusion from the
city.

1

The townscape sensitivity is classified as HIGH

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The view sensitivity is classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the Kyoto Gardens

•

People who work in the park

•

Passersby on foot

The view receptor sensitivity is classified as HIGH.

Holland Park Conservation Area Appraisal, RBKC, 2017.
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VIEW E12 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing could potentially be perceptible
over the skyline of surrounding buildings. However, it
does not rise significantly out of the urban fabric, and
therefore would not have a notable effect on the skyline
overall. It is unlikely that observers from within Kyoto
Gardens would note any change in the skyline from the
current situation. Furthermore views to the outside of
the garden are heavily screened by trees and foliage.
As such the magnitude of effect on the townscape is
considered NEGLIGIBLE.

The Scenario 1 massing could be perceptible over the
skyline of surrounding buildings, but it does not rise
significantly out of the urban fabric, and therefore
would not have a notable effect on the skyline overall.
It is unlikely that observers from within Kyoto Gardens
would note any change in the skyline from the current
situation. Furthermore views to the outside of the
garden are heavily screened by trees and foliage. As
such the magnitude of effect on this view is considered
NEGLIGIBLE.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR-NEGLIGIBLE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR-NEGLIGIBLE.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MINOR-NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MINOR-NEGLIGIBLE

NEUTRAL
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VIEW E12 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Three taller buildings of Scenario 2 rise out of the urban
fabric and establish themselves as notable elements
on the skyline. Whilst the intense tree belt around the
Kyoto Garden will generally screen views to the skyline
beyond the garden, there are a few gaps in-between
trees, especially when leaves are down, that permit
longer views and where these development would
be visible as silhouettes against the sky. However,
given the distance, the fleeting nature of these views,
and the strong internal focus of the garden itself, it is
unlikely that the Scenario 2 development would be so
dominating as to detract significantly from the hidden
setting of the gardens.
As such the magnitude of effect on the character of
Kyoto Gardens is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
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townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The massing of Scenario 2 established new skyline
accents that will largely be screened by intense
vegetation and trees around Kyoto Gardens, but that
may be visible in incidental views.
However, due to the intense screening and the strong
visual internal focus of this views, the slight change in
the background setting is considered not to have major
impact on the qualities and composition of the main
elements and principal focus of the view. As such the
magnitude of effects on this view is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid conspicuous appearance through consideration
of height, appearance, materiality and lighting
solution.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE-MINOR

ADVERSE
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VIEW E12 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Four taller buildings of Scenario 3 rise out of the urban
fabric and establish themselves as notable elements
on the skyline. Whilst the intense tree belt around the
Kyoto Garden will generally screen views to the skyline
beyond the garden, there are a few gaps in-between
trees, especially when leaves are down, that permit
longer views and where these development would be
visible as silhouettes against the sky. However, given
the distance, the fleeting nature of these views, and the
strong internal focus of the garden itself, it is unlikely
that Scenario 3 would be so dominating as to detract
significantly from the hidden setting of the gardens.
As such the magnitude of effect on the character of
Kyoto Gardens is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE-MINOR.
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QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The massing of Scenario 3 established new skyline
accents that will largely be screened by intense
vegetation and trees around Kyoto Gardens, but that
may be visible in incidental views.
However, due to the intense screening and the strong
visual internal focus of this views, the slight change in
the background setting is considered not to have major
impact on the qualities and composition of the main
elements and principal focus of the view. As such the
magnitude of effects on this view is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid conspicuous appearance through consideration
of height, appearance, materiality and lighting
solution.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE-MINOR

ADVERSE
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7.13 VIEW E13 - HOLLAND PARK ROAD & ABBOTSBURY ROAD
ABOUT THE VIEW

THE VIEW POINT

The view is taken from near the Holland Park Road and
Abbotsbury Road junction.
DIRECTION
South
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.73: E13 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from with the Holland Park
Conservation Area and contains several listed buildings.
These planned streets of villas form one of the grandest
and most consistent High Victorian Italianate residential
developments in London and because of this, the whole
group including (unusually) the mews is grade II listed.
The houses are detached but closely spaced giving both
the high status of a detached house and the uniform
appearance of a terrace. They are double fronted,
symmetrical and fully stuccoed to the front and rear as
well as the sides where they front a street. The rooflines
are one of the houses’ most characteristic features.
Sitting above a decorative modillioned cornice are
three highly ornamented dormers with arched windows
(two with curved pediments and the central one with
a cornice and decorated pilasters) that are linked by a
balustrade with urns at each end. The pitched roofs are
hidden behind this composition and tall chimney stacks
bookend each roof. The highly decorative iron and glass
canopies over the front paths were added later.1

The townscape in this area is highly consistent in terms
of both architecture and streetscape. Whilst the 100
Warwick Road tower establishes a new contemporary
context to Holland Park Road the townscape is sensitive
to excessive crowding of the vista with other taller
building.

The ‘DISTINCTIVE’ view is characterised by a formal
arrangement of regular High Victorian Italianate Villas,
set along this short Avenue with mature London Plane
trees and an open vista towards the trees of Holland
Park set against the sky.

The view over open space at the end of the vista is
framed by the grand avenue of mature trees and
uniform residential buildings. The view is sensitive to
elements which crowd the skyline detract from the new
100 Warwick Avenue Tower landmark and alter the
open nature of the vista along the street.

The townscape sensitivity is classified as MEDIUM.

The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

• People living in the area
• People working in the area
• Passersby on foot
• Passersby on bicycles
• Passersby in vehicles
The view receptor sensitivity is classified as MEDIUM.

The verdant street scene with its open view towards
the tree-lined horizon of Holland Park provides an
important setting to above listed buildings. From places
within the street the Empress State Building can already
be seen above the trees of Holland Park.
The consented 100 Warwick Avenue (Tesco) Tower
will rise as a dominant new landmark central in the
vista of the street. It will create a new setting that
contextualises the townscape of Holland Park Road
amidst its wider urban contemporary context. It also
provides a landmark that helps legibility and orientation.

1

Holland Park Conservation Area Appraisal, RBKC, 2017.
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VIEW E13 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this
viewing location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL

361

VIEW E13 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will be visible behind the
consented 100 Warwick Avenue tower. Tall building
‘A’ will visually rise to similar height and coalesce with
the consented tower. The effect will be of a large mass
above the tree-line further contextualising Holland Park
Road within its wider context.

The Scenario 2 massing rises behind the consented 100
Warwick Avenue tower. The Scenario 2 tall building
‘A’ and tall building ‘B’ are in direct line with the 100
Warwick Avenue tower and the tall buildings coalesce.
This will weaken the clarity of the Warwick Road
landmark and create a greater mass in the skyline,
detracting from the visual qualities of the view.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Lowering the height of tall building A to create a
visual hierarchy of heights and avoid detracting from
the prominence of the Warwick Road tower

•

Lowering the height of building B to avoid appearing
as a dominant feature in this view

•

Tower A with its architecture and appearance to
differentiate itself from the Warwick Road tower to
mitigate the effects of coalesce

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW E13 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 3 massing will be visible behind the
consented 100 Warwick Avenue tower. Tall building ‘A’
will visually rise to similar height and coalesce with the
consented tower. Tall Building ‘D’ rises to the left of the
Warwick Avenue tower. The effect will be of a crowding
of the skyline in the vista of the view with tall buildings,
creating a dominant feature that affects the setting of
the historic street scene.

The Scenario 3 massing rises behind the consented 100
Warwick Avenue tower. The Scenerio 3 tall building
‘A’ and tall building ‘B’ are in direct line with the 100
Warwick Avenue tower and the tall buildings coalesce.
Tall Building ‘D’ rises to the left of the Warwick Avenue
tower. The effect will be of a crowding of the skyline
in the vista of the view with tall buildings, creating a
dominant feature and fragmentation in the centre of
the view that will detract from its visual qualities and
coherence. The positive legibility role of the Warwick
Avenue tower is undermined.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Lowering the height of tall building A to create a
visual hierarchy of heights and avoid detracting from
the prominence of the Warwick Road tower

•

Lowering the height of building ‘B’ and ‘C’ to avoid
appearing as dominant features in this view

•

Tower ‘A’ with its architecture and appearance
to differentiate from the Warwick Road tower to
mitigate the effects of coalescence

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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7.14 VIEW E14 - PHILBEACH GARDENS
ABOUT THE VIEW

THE VIEW POINT

The view is taken from Philbeach Gardens looking south
toward the Opportunity Area site.
DIRECTION
South
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
View 9, Joint SPD Views Study
View 9 and View 16, Developer’s townscape evidence

Image 1.74: E14 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from within the Philbeach
Conservation Area and contains listed buildings.

The Philbeach Garden is a highly distinct townscape
and any development that is sensitive to development
that upsets the delicate balance between St. Cuthbert’s
Church and the crescent form of the street.

The ‘DISTINCTIVE’ view is characterised by the curving
nature of the street which “offers dynamic views that
change as one travels around them, constantly leading
the eye further around to the next terrace group”.

The view is highly sensitive to development appearing
over the cresent roofscape and interfering and
competing with St Cuthbert’s Spires.

The townscape sensitivity is classified as HIGH.

St. Cuthberts Church provides the dominant focus
within the Crescent with strong vertical accents and
skyline presence. In some views the Empress State
building rises above the Crescent roof line and creates
an unmediated contrast between different architectural
styles.

The townscape in this area is characterised by Italianate
style of the mid Victorian period which used pale
gault brick frontages with stucco dressings, Roman
Doric projecting porches and sash windows, all unified
by continuous stucco cornices to the parapets and
unbroken black cast iron railings to the front areas. The
view includes St Cuthbert’s Church (which is grade I)
and the associated Clergy House and Philbeach Hall. The
townscape in this area is further characterised by the
mature trees that line the crescent shaped Philbeach
Gardens; and the communal garden behind Philbeach
Gardens which creates a green oasis in a densely
built-up area.1
The delicate crescent street creates a special character
and sense of identity. The houses are built in a terraced
format, some of which are grouped in short terraces to
accommodate the curves of the streets, leaving gaps
between groups. The most successful handling of the
curving terrace in seen on the west side of Philbeach
Gardens whereas other terraces sometimes have a flat
and slightly articulated appearance.
This part of Philbeach Gardens forms a harmonious and
highly distinctive ensemble - a gem of Victorian town
planning. The crescent form creates a dynamic and
rich street space. St. Cuthbert’s Church is situated in
the outer Crescent and deliberately breaks its curved
horizontal expression with strong vertical forms that
culminate in three vertical spires. The church’s naves
rises above the parapet line, and with its expressive
roofscape has a commanding presence in the street
scene.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

A consented tower to the rear of the Earls Court
development is likely to rise into this view and detract
from its visual qualities.
Mature London Plane trees provide a strong natural
component to the view and will partially screen views to
the roofscape when in leaf.
The view sensitivity is classified as HIGH.

VIEW RECEPTORS
This is a residential route that has moderate use.
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as MEDIUM.

Mature London plane trees follow the Crescent form
and soften the street space and provide a green canopy
to the street space when in leaf.

1

Philbeach Conservation Area Appraisal, RBKC, 2017.
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VIEW E14 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be narrowly visible above
the roofscape and affect the clarity of the crescent form
and distinctiveness of the townscape.

The Scenario 1 massing will be narrowly visible above
the roofscape of the terrace buildings to the rear of the
view. However the prominent vertical church spires and
the curved crescent forms set against the sky remain
defining features in this view.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The magnitude of effect on the view is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Minimise visibility of development above the
crescent roof scape

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE-MINOR

ADVERSE
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VIEW E14 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Tower ‘B’ of Scenario 2 will rise starkly over the
roofscape of the terrace buildings and will completely
belittle the scale and delicate scale of the street. The
immediacy and height of tower ‘B’ is jarring and out of
scale with the local townscape context and will compete
with St Cuthberts Church and its the fine turrets.

The Scenario 2 massing will loom over the roofscape
of surrounding buildings and will strongly impact on
the view by introducing tall and out of scale elements
in the skyline. Existing mature trees within the view
help mediate the stark contrast by screening part of
the street’s unique quality and the impact of new
development during times that trees are in leaf.

The magnitude of effect on the townscape is considered
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is considered
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid tall buildings rising in close proximity of the
crescent and lower the height of tower B to avoid
the stark contrast and its effect of looming over the
street space

•

Tall buildings should avoid competing with St.
Cuthberts Church by being situated away from the
church in the view, avoiding interference with or
rising behind its intricate roofscape, and generally
appearing well below the nave height of the church.

•

Layering of development in the backdrop of the
crescent so that height steps up gradually and
development mediates with taller buildings in the
backdrop.

•

Careful consideration should be given to the
direction, massing, appearance, colour and
materiality of development behind the terrace to
create a subtle contrasts at the interface and avoid
the weakening of the visual integrity of the crescent.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE

371

VIEW E14 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

Tower ‘B’ of Scenario 3 will rise starkly over the
roofscape of the terrace buildings and will completely
belittle the scale and delicate scale of the street. The
immediacy and height of tower ‘B’ is jarring and out of
scale with the local townscape context and will compete
with St Cuthberts Church and its the fine turrets.

The overall quality of effects is considered ADVERSE.

The Scenario 3 massing will loom over the roofscape
of surrounding buildings and will strongly impact on
the view by introducing tall and out of scale elements
in the skyline. Existing mature trees within the view
help mediate the stark contrast by screening part of
the street’s unique quality and the impact of new
development during times that trees are in leaf.

When viewed further around the corner tower ‘C’ would
loom into the street space thereby exacerbating the
townscape impact of development.
The magnitude of effect on the townscape is considered
VERY HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR.
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The magnitude of effect on the view is considered
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Avoid tall buildings rising in close proximity of the
crescent and lower the height of tower B & tower C
to avoid the stark contrast and its effect of looming
over the street space

•

Tall buildings should avoid competing with St.
Cuthberts Church by being situated away from the
church in the view, avoiding interference with or
rising behind its intricate roofscape, and generally
appearing well below the nave height of the church.

•

Layering of development in the backdrop of the
crescent so that height steps up gradually and
development mediates with taller buildings in the
backdrop.

•

Careful consideration should be given to the
direction, massing, appearance, colour and
materiality of development behind the terrace to
create a subtle contrasts at the interface and avoid
the weakening of the visual integrity of the crescent.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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7.15 VIEW E15 - BATTERSEA PARK
ABOUT THE VIEW

THE VIEW POINT

The view is taken from Battersea Park along the
riverside walk within the London Borough of
Wandsworth.
DIRECTION
North-west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.75: E15 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The special character of this area “derives from the
formal relationship between the park, the urban
development surrounding it and the River Thames
to the north. Battersea Park is a grade II* Registered
Historic Park and Garden of outstanding landscape
interest.

The character of the park and river promenade is
sensitive to incongruous buildings that detract from the
verdant and calm qualities of the river views and detract
from Albert Bridge.

The ‘CHARACTERISTIC’ view is characterised by its
strong horizontality and coherence, with the river with
its moored boats in the fore and middle ground and the
embankment with its mature tree cover and Victorian
mansion blocks in the backdrop. The cable stayed
Victorian Albert Bridge (Grade II*) is the main feature in
this view and splendid landmark structure.

The panoramic view is sensitive to elements which fill
in the skyscape in the centre of the bridge and behind
the suspension cables of Albert Bridge as this will
undermine the reticent setting of the bridge and the
appreciation of its form.

Its avenues of mature trees, lakes and open landscape
dominate the area. Elements of its original Victorian
Gardenesque design as well as some 1951 Festival of
Britain structures remain. The late nineteenth century
Victorian mansion blocks provide a robust backdrop
to this large park at the suitable scale of five storeys.
They were designed to front the park and continue
the quality and character of similar buildings north of
the river in Chelsea. The riverside setting to the park is
unusual and extends the sense of nature, openness and
space.”

The townscape sensitivity is classified as HIGH.

The illumination of its web-like suspension cables by
4,000 light bulbs gives it a most noticeable presence
after dark. The harmonious qualities of the view are
affected by the incongruous tower of 357 Kings Road,
that detracts from the tower of Chelsea Old Church. The
Empress State Building is visible above the treeline in
the distance adjacent to 357 Kings Street, but of lesser
height. The bulky massing of the Worlds End Estate is
visible at the periphery of the view, visually interfering
with the southern pilons of Albert Bridge.

The character of the conservation area is derived from
the inter-relationship between Battersea Park and the
surrounding streets as well as its landscape context with
the frontage to the River Thames and relationship with
the ornate bridges. It comprises the total experience of
its buildings, streets, green space, open water and views
and can be harmed by insensitive alteration to any of
these elements.1

The view sensitivity is classified as HIGH.

The park’s tranquil qualities are extended by the
views over the river onto the treelined embankment,
the coherent and uneventful development frontage
opposite, and the slow moving river, with its moored
boats and marine activities. Albert Bridge to the west
is a Victorian cable-stayed bridge with pairs of vertical
pylons on either side of the river. The bridge’s distinctive
shape makes it a landmark and adds interest to the river
view.

impact the way the bridge can be appreciated as set
against the sky. There are some existing taller buildings
which impact on the skyline, but these remain below
the bridge outline within this view.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the park

•

People who work in the park

•

Passersby on foot

•

Passersby on bicycles

The view receptor sensitivity is classified as HIGH.

Across the bridge on the opposite bank, two isolated
taller buildings are visible, the square tower of Chelsea
Old Church and a tall 1980’s building on 357 King Road
that detracts from the quality of the skyline. In the
distance, subject to the viewing location, the Empress
State building can be seen in the distance, rising behind
of the 357 Kings Road tower. Further up the river the
group of towers of the Worlds End estate dominate the
skyline but outside of the central focus of the bridge.
1 Battersea Park Conservation Area Appraisal and Management Strategy,
Wandsworth, 2014.
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Image 1.76: View of Albert Bridge
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Image 1.79: Views toward Albert Bridge

Image 1.80: Views toward Albert Bridge

Image 1.78: Albert Bridge

Image 1.77: Views toward Chelsea Bridge
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VIEW E15 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be perceptible in the
backdrop of the bridge.

The Scenario 1 massing will not be visible and does not
have an impact on this view.

The magnitude of effect on the townscape is NIL.

The magnitude of effect on the view is NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
There are no recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

NIL

NEUTRAL
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VIEW E15 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

Two tall buildings (A and B) of Scenario 2 will rise above
the treeline and become visible in this view. Both
appear higher than the Empress State building. Building
A will appear of the same height as the tall building on
357 Kings Road. Subject to the viewing location on the
promenade the buildings will be coalescing or partly
concealed behind the tall building on Kings Road. Albeit
in the distance, cumulatively the buildings will have
an urbanising effect on the view and detract from the
setting of both Chelsea Old Church and Albert Bridge.

The overall quality of effects is considered ADVERSE.

The two tall buildings in Scenario 2 (A and B) will be
rising above the tree line and become visible on the
skyline behind Albert Bridge. Cumulatively, together
with the tower on 357 Kings Road and the Empress State
Building the Scenario 2 towers create a notable cluster
and conspicuous skyline accent that will detract to some
extent from the qualities of this panoramic view.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.
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The magnitude of effect on the view is LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

The height of development should generally remain
below the tree line to avoid worsen the impact of
taller buildings on the defining characteristics of this
view.

•

Tall building ‘A’, the tallest building in Scernario 2,
should visually remain below the height of tower
of 357 Kings Road, to avoid creating a conspicuous
height accent on the skyline.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE

ADVERSE
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VIEW E15 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

Three tall buildings of Scenario 3 will rise above the
treeline and become visible in this view. Both appear
higher than the Empress State building. Building A will
appear of the same height as the tall building on 357
Kings Road. Subject to the viewing location on the
promenade the buildings will be coalescing or partly
concealed behind the tall building on Kings Road. Albeit
in the distance, cumulatively the buildings will have
an urbanising effect on the view and detract from the
setting of both Chelsea Old Church and Albert Bridge.

The overall quality of effects is considered ADVERSE.

The three tall buildings in Scenario 3 will be rising above
the tree line and become visible on the skyline behind
Albert Bridge. Cumulatively, together with the tower
on 357 Kings Road and the Empress State Building
the Scenario 3 towers create a notable cluster and
conspicuous skyline accent that will detract to some
extent from the qualities of this panoramic view.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.
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The magnitude of effect on the view is LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

The height of development should generally remain
below the tree line to avoid worsen the impact of
taller buildings on the defining characteristics of this
view.

•

Tall building ‘A’, the tallest building in the Earls Court
massing, should visually remain below the height
of tower of 357 Kings Road, to avoid creating a
conspicuous height accent on the skyline.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE

ADVERSE
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7.16 VIEW E16 - BRITANNIA ROAD
ABOUT THE VIEW

THE VIEW POINT

The view is taken from Brittania Road looking north
east within the London Borough of Hammersmith and
Fulham
DIRECTION
North-east
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 27, Joint SPD Views Study

Image 1.81: E16 - Existing View
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TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The area was part of the the earliest estate
development to be built in Fulham, being laid out in the
1850s and completed in the following decade. The area
appears to be one of the earliest Victorian inner-city
residential suburbs in the district. Britannia Road is
moderately coherent and is characterised by a variety
of building styles and treatments. There are various tall
buildings within the wider context that are visible in
other local views.1

The townscape scale and character is moderately
coherent and is sensitive to incongruous contemporary
development of significant scale and massing intruding
in the street scene.

The ‘CHARACTERISTIC’ view is one showing typical
Victorian residential street scene with terraced housing
and gable standing properties of moderate coherence.
The recently completed taller building at Lilly Square
appears over the terrace in the end of the street in
some views from further down the street.

The view is sensitive to development of large scale
intruding into the view over the roofscape of housing.
The view is moderately coherent.

The townscape sensitivity is classified as
LOW-MEDIUM.

The view sensitivity is classified as LOW-MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

People attended football matches

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as MEDIUM.

1

Moore Park Conservation Area Character Profile, LBHF, 2008.
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Image 1.82: The newly completed tower at Lillie Square becomes visible over the rooftops when moving down Britannia Road. Another tower is under construction at Fulham Gas Works and become visible over the roof tops.
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Image 1.83: Views of surrounding townscape
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VIEW E16 - SCENARIO 1: EXTANT PERMISSION MODEL BUILDING ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this
viewing location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW-MEDIUM

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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VIEW E16 - SCENARIO 2: INCREASED HEIGHT FOLLOWING DESIGN PRINCIPLES

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The tall buildings ‘A’ and ‘B’ become visible above
the western roof line of Britannia Road. They will be
a new prominent height accent within the street,
and contextualise the area in the wider development
context of London. Given lesser coherence of this street
with its varied architectural styles and articulation of
forms, but also the presence of other tall buildings
rising over rood tops in other views, this incursion is less
harmful on the townscape than it would be in a more
coherent area. Scenario 2 massing will be visible within
the view but will not be overly prominent.

The overall quality of effects is considered ADVERSE.

The Scenario 2 massing will be perceptible roof line of
the housing on the western side of Britannia Road. This
will impact on the low rise residential character of this
street in this view by introducing more tall elements in
the external skyline.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE-MINOR.
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The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Reduce the height of the tallest buildings to avoid
conspicuously drawing attention to them and
reducing their urbanising impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW-MEDIUM

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW E16 - SCENARIO 3: MAXIMUM HEIGHT ENVELOPE

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

MAGNITUDE OF EFFECTS

The tall buildings ‘A’ and ‘B’ become visible above
the western roof line of Britannia Road. They will be
a new prominent height accent within the street,
and contextualise the area in the wider development
context of London. Tall building ‘D’ will be located in
the immediate focus of the street. This will lead to an
overbearing presence of height looming into the street
scene that detracts from the residential character of the
street.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE-MINOR.

The Scenario 3 massing will be perceptible roof line of
the housing on the western side of Britannia Road. This
will impact on the low rise residential character of this
street in this view by introducing more tall elements
in the external skyline. This will have a dominant
urbanising effect on the small scale residential character
of this street.

Given lesser coherence of this street with its varied
architectural styles and articulation of forms, but also
the presence of other tall buildings rising over rood
tops in other views, this incursion is less harmful on the
townscape than it would be in a more coherent area.
Scenario 3 massing will be visible within the view but
will not be overly prominent.
The magnitude of effect on the townscape is
LOW-MEDIUM.
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QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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RECOMMENDED MITIGATION MEASURES
•

Reduce the height of the tallest buildings to avoid
conspicuously drawing attention to them and
reducing their urbanising impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW-MEDIUM

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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8 EARL’S COURT AND WEST KENSINGTON OPPORTUNITY AREA ASSESSMENT MATRIX

View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance of
effect
Impact

Visual
Quality of
Effects

E1

S1

North-west

Short

High

Negligible

Minornegligible

Neutral

Strategic

Medium

Very High

High

Low

ModerateMinor

Neutral

S2

North-west

Short

High

High

Majormoderate

Adverse

Strategic

Medium

Very High

High

High

Majormoderate

Adverse

S3

North-west

Short

High

Very High

Major

Adverse

Strategic

Medium

Very High

High

High

Majormoderate

Adverse

S1

North-west

Short

Medium

Low

Minor

Neutral

Distinctive

Medium

High

High

Low

ModerateMinor

Neutral

S2

North-west

Short

Medium

Medium

Moderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S3

North-west

Short

Medium

Medium

Moderate

Adverse

Distinctive

Medium

High

High

Very High

Major

Adverse

S1

South-west

Short

High

Negligible

Minornegligible

Neutral

Distinctive

High

High

High

Negligible

Minor- negligible Neutral

S2

South-west

Short

High

Medium

Significantmoderate

Adverse

Distinctive

High

High

High

Medium

Significantmoderate

Adverse

S3

South-west

Short

High

Medium

Significantmoderate

Adverse

Distinctive

High

High

High

Medium

Significantmoderate

Adverse

S1

South-west

Medium

Medium

Low

Minor

Neutral

Distinctive

Medium

Medium

Medium

Low

Minor

Neutral

S2

South-west

Medium

Medium

Medium

Moderate

Adverse

Distinctive

Medium

Medium

Medium

Medium

Moderate

Adverse

S3

South-west

Medium

Medium

Medium

Moderate

Adverse

Distinctive

Medium

Medium

Medium

Medium

Moderate

Adverse

S1

South-west

Medium

High

Nil

Nil

Neutral

Characteristic Medium

High

High

Nil

Nil

Neutral

S2

South-west

Medium

High

Medium

Significantmoderate

Adverse

Characteristic Medium

High

High

Medium

Significantmoderate

Adverse

S3

South-west

Medium

High

Medium

Significantmoderate

Adverse

Characteristic Medium

High

High

Medium

Significantmoderate

Adverse

S1

South-west

Medium

Medium

Negligible

Negligible

Neutral

Characteristic Medium-High Medium

High

Negligible

Minor- negligible Neutral

S2

South-west

Medium

Medium

Low

Minor

Neutral

Characteristic Medium-High Medium

High

Low

ModerateMinor

Neutral

S3

South-west

Medium

Medium

Low

Minor

Neutral

Characteristic Medium-High Medium

High

Low

ModerateMinor

Neutral

E2

E3

E4

E5

E6
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View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

Receptor
Sensitivity

E7

S1

South-west

Medium

High

Nil

Nil

Neutral

Distinctive

S2

South-west

Medium

High

High

Majormoderate

Adverse

S3

South-west

Medium

High

High

Majormoderate

S1

South-west

Short

Medium

Negligible

S2

South-west

Short

Medium

S3

South-west

Short

S1

North-west

S2

E8

E9

E10

E11

E12

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance of
effect
Impact

Visual
Quality of
Effects

Medium-High High

High

Nil

Nil

Neutral

Distinctive

Medium-High High

High

High

Majormoderate

Adverse

Adverse

Distinctive

Medium-High High

High

High

Majormoderate

Adverse

Negligible

Neutral

Characteristic Low Medium

Medium

Medium

Negligible

Negligible

Neutral

Low-Medium

ModerateMinor

Neutral

Characteristic Low Medium

Medium

Medium

Low-Medium

ModerateMinor

Neutral

Medium

Medium

Moderate

Neutral

Characteristic Low Medium

Medium

Medium

Medium

Moderate

Neutral

Medium

High

Nil

Nil

Neutral

Characteristic Low Medium

Medium

Medium

Nil

Nil

Neutral

North-west

Medium

High

Nil

Nil

Neutral

Characteristic Low Medium

Medium

Medium

Nil

Nil

Neutral

S3

North-west

Medium

High

Nil

Nil

Neutral

Characteristic Low Medium

Medium

Medium

Nil

Nil

Neutral

S1

South

Medium

Medium

Negligible

Negligible

Neutral

Characteristic Medium

Medium

Medium

Negligible

Negligible

Neutral

S2

South

Medium

Medium

Medium

Moderate

Adverse

Characteristic Medium

Medium

Medium

High

Significantmoderate

Adverse

S3

South

Medium

Medium

Medium

Moderate

Adverse

Characteristic Medium

Medium

Medium

High

Significantmoderate

Adverse

S1

South-west

Long

High

Nil

Nil

Neutral

Strategic

Very High

Very High

Very High

Nil

Nil

Neutral

S2

South-west

Long

High

Medium

Significantmoderate

Adverse

Strategic

Very High

Very High

Very High

Medium

Majormoderate

Adverse

S3

South-west

Long

High

Medium

Significantmoderate

Adverse

Strategic

Very High

Very High

Very High

Medium

Majormoderate

Adverse

S1

South

Medium

High

Negligible

Minornegligible

Neutral

Characteristic High

High

High

Negligible

Minor- negligible Neutral

S2

South

Medium

High

Low

ModerateMinor

Adverse

Characteristic High

High

High

Low

ModerateMinor

Adverse

S3

South

Medium

High

Low

ModerateMinor

Adverse

Characteristic High

High

High

Low

ModerateMinor

Adverse
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View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance of
effect
Impact

Visual
Quality of
Effects

E13

S1

South

Medium

Medium

Nil

Nil

Neutral

Distinctive

Medium

Medium

Medium

Nil

Nil

Neutral

S2

South

Medium

Medium

Low

Minor

Adverse

Distinctive

Medium

Medium

Medium

Medium

Moderate

Adverse

S3

South

Medium

Medium

Medium

Moderate

Adverse

Distinctive

Medium

Medium

Medium

Medium

Moderate

Adverse

S1

South

Short

High

Low

Moderateminor

Adverse

Distinctive

Medium

High

High

Low

Moderateminor

Adverse

S2

South

Short

High

High

Majormoderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S3

South

Short

High

Very High

Major

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S1

North-west

Long

High

Nil

Nil

Neutral

Characteristic High

High

High

Nil

Nil

Neutral

S2

North-west

Long

High

Low-Medium

Moderate

Adverse

Characteristic High

High

High

Low-Medium

Moderate

Adverse

S3

North-west

Long

High

Low-Medium

Moderate

Adverse

Characteristic High

High

High

Low-Medium

Moderate

Adverse

S1

North-east

Medium

Low-Medium

Nil

Nil

Neutral

Characteristic Medium

Low-Medium

Medium

Nil

Nil

Neutral

S2

North-west

Medium

Low-Medium

Low-Medium

Moderateminor

Adverse

Characteristic Medium

Low-Medium

Medium

Medium

Moderate

Adverse

S3

North-west

Medium

Low-Medium

Low-Medium

Moderateminor

Adverse

Characteristic Medium

Low-Medium

Medium

Medium

Moderate

Adverse

E14

E15

E16
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